
 
 

Christine Gleckner, AICP 

Land Use Planner 

(571) 209-5776 
cgleckner@ldn.thelandlawyers.com 

November 6, 2009 

 

Via Hand Delivery 

 

Michael Elabarger, Planner 

Loudoun County Dept. of Planning 

One Harrison Street, SE, 3rd floor 

Leesburg, VA 20176 

 

Re: Belmont Glen Village ZCPA 2009-0007 & ZMOD 2009-0004 

 

Dear Mr. Elabarger: 

 

This letter addresses and provides you with a written response to the referral agency comments in the above 

referenced application.  For your convenience, each of the staff comments are stated below and the Applicant's 

responses follow in bold italics. 

 

LOUDOUN COUNTY DEPARTMENT OF PLANNING – COMMUNITY PLANNING 

(KELLY WILLIAMS, 10/5/2009) 

 

 
 

 

Applicant Response: The applicant concurs with this analysis. 
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Applicant Response:  The two lots now are located outside of both the 300-foot scenic and the 

50-foot RSCOD management buffers.  The floodplain line, adjacent steep slope areas, the 50-

foot management buffer and the 300-foot scenic buffer are all delineated on the concept plan.  

 

 
 

 
 

 

Applicant Response:  The steep slope areas are predominately located outside of the building 

areas of lots.  The steep slopes shown on lots 170, 171 and 172 are manmade resulting from 

an old roadbed located on these proposed parcels.  
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Applicant Response:  This property has already undergone extensive engineering and 

environmental analysis, and wetlands permits have been issued by the Army Corps of 

Engineers.  To the extent the revised lay-out affects these permits and any other wetlands 

areas beyond what is currently permitted, the applicant agrees to provide mitigation either on-

site or within Loudoun County. 
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Applicant Response:  The approved construction plans for the current approved lay-out meet 

all stormwater management requirements and were approved as a result of extensive review by 

County environmental staff.  The concept development plan, however, has identified three 

potential sites for LID facilities to be determined at the time of construction plan approval for 

the revised lay-out. 

 

 
 

 

 

Applicant Response:  The applicant is committing to construct the units according to the 

National Association of Homebuilders (NAHB) National Green Building Program bronze 

level certification, which is indicated in the draft proffers. 
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Applicant Response: The applicant enumerated the reasons why the revised site design 

better implements the Revised General Plan’s objectives with respect to environmental 

features as compared with the approved concept plan for the property in the Statement of 

Justification, which is included as follows: 

 

“The revised concept plan, which works better with the existing grades on the property, 

offers many advantages over the approved concept plan lay-out, outlined as follows:   

 The proposed design is more consistent with the existing topography resulting 

in less overall earthwork and existing landform modification.   

 The more efficient lay-out reduces infrastructure needs including reduced 

road lengths, site utilities, elimination of alleys, less need for retaining walls, 

and, when needed, smaller retaining walls, and a potential decrease in 

wetland impacts.  

  By following the topography, the pedestrian network will be more user 

friendly, especially in terms of ADA accessibility, with less steep grades 

encountered in the pedestrian system.   

 As a result of eliminating the alleys and a more efficient street lay-out, there is 

a 5.2 acre reduction of the impervious surface on the property, an increase in 

the pervious area on individual lots, and an overall increase in the open space 

on the property.   

 The central community open space has increased nearly two acres in area 

from 1.8 acres to 3.6 acres, while the significant open space area preserved 

along Goose Creek remains unaffected.  

 These elements also potentially lead to a decrease in the stormwater 

management requirements, thereby allowing for increased opportunities to 

use low impact design techniques. 

 Together, these features result in a “greener community” design.   

 The costs of home construction also are reduced as a result of the revised lay-

out, resulting in a more-cost efficient home to the consumer. 

   Along with the advantages of the revised lay-out listed above, there will be no 

detrimental effects to the County as a result of the proposed ZCPA, since the 

existing proffers will be essentially maintained and there will be no increase 

in the number of dwelling units.”  

Additionally, the applicant is now providing sidewalks on both sides of the street and is 

willing to provide streetscape features such as street trees (on lots, not within the right-of-way) 

and street lighting at intersections.  Pedestrian connections have been added to the community 

center/pool area between lots 162-163 and 121-122.   
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Applicant Response: Sidewalks are being provided on both sides of the street, and pedestrian 

access has been established between lots 163-164 and 121-122.  Two pedestrian access points 

are being provided to the open space area along Goose Creek, and a six-foot trail is being 

provided through the centrally located village green open space.  A natural surface trail is 

being provided between the Belmont Ridge Road trail and Fairhunt Drive.   

 

 

 
 



Belmont Glen Village ZCPA 2009-0007 & ZMOD 2009-0004 

Page 9 of 26 

 

 
 

 

Applicant Response:  The applicant is willing to proffer $500 per unit toward unmet housing 

needs pursuant to current Revised General Plan policies. 

 

 

 

Applicant Response:  Comment noted.  Since the per unit amount appears to be low, the 

applicant would like to point out that the prior rezoning of the property was for a modest 

increase in density from 143 units by-right to 196 total units.  Therefore, the capital facilities 

proffer applied to only 53 units.  That amount was spread over the entire 196 units for actual 

payment, as is the customary payment methodology for the capital facilties proffer. 
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Applicant Response:  The proposed site lay-out retains two-thirds of the property as open 

space, as does the original rezoning lay-out. 

 

Applicant Response: Comment noted.  Due to a revision in the lay-out, the buffer modification 

request no longer applies to lot 40 and the building height modification request has been 

withdrawn.  
 

 

Applicant Response:  The buffers, steep slope, wetlands, pedestrian circulation and unmet 

housing needs comments have been addressed in this response letter and on the revised 

concept plan and draft proffers. 
 

 

 

 

LOUDOUN COUNTY DEPARTMENT OF BUILDING AND DEVELOPMENT – 

ZONING ADMINISTRATION (VAL THOMAS, 9/25/2009) 
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Applicant Response:  The buffer yards have been depicted and labeled on the revised CDP. 
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Applicant Response:  Lot 40 has been moved to the prior open space area between lots 154 and 

155.  As a result, there no longer is the need for the suggested side yard modification, and the 

height restriction modification for lot 40 has been withdrawn. 

 
 

 

  
 

 
 

 

Applicant Response:  Lot 40 has been moved to the prior open space area between lots 154 and 

155.  As a result, there no longer is the need for the suggested side yard modification, and the 

height restriction modification for lot 40 has been withdrawn. The draft proffers includes the 

note from sheet 7 to provide drawings at the time of zoning permit issuance for lots 38, 39, 49 

and 50.  
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Applicant Response:  Comment noted. 
 

 

 

       

Applicant Response:  Draft proffers have been included with this submission. 
 

 

 

Applicant Response:  The draft proffers follow these guidelines. 

 
 

 

Applicant Response:  The draft proffers have been formatted to reflect new proffers, deleted 

proffers and revisions of existing proffers. 
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Applicant Response:  The applicant has eliminated the land bays from the concept plan, which 

means this requirement no longer applies. 
 

 

Applicant Response:  The applicant agrees with staff and has eliminated the land bays from 

the concept plan. 

 

 

Applicant Response:  The cover sheet has been revised to include the application numbers. 

 

 

Applicant Response:  The applicant has eliminated the land bays from the concept plan, so 

this comment no longer is pertinent. 

 

 

Applicant Response:  The recommended note has been added as note 27 on the cover sheet. 

 

 

Applicant Response:  Sheet 6 has been revised as recommended. 

 

 

Applicant Response:  Sheet 3 has been revised, but the pedestrian circulation plan is shown on 

Sheet 4. Due to environmental impacts, not all trail connections approved with ZMAP 2004-

0006 have been retained in the proposed CDP.  However, sidewalks are being provided on 

both sides of the street, and pedestrian access has been established between lots 163-164 and 

121-122 in response to the Community Planning suggestion.  Two pedestrian access points are 

being provided to the open space area along Goose Creek, and a six-foot trail is being provided 

through the centrally located village green open space.  A natural surface trail is being 

provided between the Belmont Ridge Road trail and Fairhunt Drive.   
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Applicant Response:  Sheet 3 has been revised as recommended. 

 

 

Applicant Response: The buffer adjacent to Belmont Glen to the south has been added to the 

concept plan. 
 

 

LOUDOUN COUNTY DEPARTMENT OF BUILDING AND DEVELOPMENT (WILL 

HIMEL, 9/21/2009) 
 

 
Applicant Response: Since the application checklist requires this information on the concept 

plan, the note has been revised to reflect that school attendance boundaries are subject to 

change. 
 

 
Applicant Response:  The Goose Creek label has been revised as recommended. 
 

 
Applicant Response:  The open space parcels have been given identifying labels as 

recommended. 
 

 
Applicant Response:  The open space parcel adjacent to lot 39 has been labeled as 

recommended. 
 

 
Applicant Response:  The Statement of Justification has been revised to correct the spelling 

error. 

 

 

LOUDOUN  COUNTY DEPARTMENT OF BUILDING AND DEVELOPMENT – 

ENVIRONMENTAL REVIEW TEAM (TODD TAYLOR, 9/23/2009) 
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Applicant Response:  The source information on the legend on Sheet 2 has been revised as 

recommended. 
 

 

       

Applicant Response:  Both of these buffers have been depicted and labeled separately on the 

revised concept plan. 
 

 

Applicant Response: Lots 170 and 171 have been removed from the fifty-foot management 

buffer. 
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Applicant Response:  Sheet 1 has been revised as recommended with the addition of Note 27. 
 

 

Applicant Response:  On the prior plans, steep slope areas less than 5,000 square feet in area 

were not required to be shown.  These areas have been added to this plan to conform to 

current requirements. 
 

 

Applicant Response:  Sheet 6 has been revised as recommended. 
 

 

Applicant Response:  Sheet 6 is now displayed at a scale of one inch equals 100 feet. 
 

 

Applicant Response:  The applicant acknowledges that the preliminary subdivision and 

construction plans for the revised lay-out will require a con-span crossing to access lots 19-39.  

The proposed con-span and abutments are shown on the steep slope /road crossing 

enlargement on Sheet 7. 
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Applicant Response:  Most lots have been removed from steep slope areas, with a few 

exceptions of isolated small (less than 5,000 square feet) areas containing steep slopes.  Lots 

where these occur, the house, driveway and limits of clearing and grading have been depicted 

in detail on Sheet7. 
 

 

Applicant Response:  These steep slopes are associated with an old road bed, and the concept 

plan has been labeled as such, as recommended. 
 

 

Applicant Response:  The note has been added as Note 28 to Sheet 1 as recommended. 

 

 

Applicant Response:  The proffer has been deleted, since this provision is now an FSM 

requirement and is no longer necessary as a proffer. 
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Applicant Response: The approved construction plans for the current approved lay-out meet 

all stormwater management requirements and were approved as a result of extensive review by 

County environmental staff.  The concept development plan, however, has identified three 

potential sites for LID facilities to be determined at the time of construction plan approval for 

the revised lay-out. 

 

 

        

Applicant Response:  Parks and Recreation staff is not interested in maintaining trees within 

the area being dedicated to the County for parkland.  Therefore, the applicant is implementing 

the recommendation to replace the restabilization commitment with reforesting open space 

areas on the HOA-owned portions of the open space areas. 
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Applicant Response:  This property has already undergone extensive engineering and 

environmental analysis, and wetlands permits have been issued by the Army Corps of 

Engineers.  To the extent the revised lay-out affects these permits and any other wetlands 

areas, the applicant agrees to provide mitigation either on-site or within Loudoun County. 

 

 

Applicant Response: The applicant has included a proffer to construct the units according to 

the National Association of Homebuilders (NAHB) Green Building Program bronze level 

certification. 
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Applicant Response:  The applicant’s engineer has contacted the City of Fairfax and learned 

that the dam breach analysis will not be completed until summer of 2010.  The City of Fairfax 

engineers have been alerted to consider the effects on this project.  
 

LOUDOUN WATER (JULIE ATWELL, 9/29/2009) 
 

 

Applicant Response:  An easement will be provided on lots 191 & 192, as shown on Sheet 5 of 

the concept plan, for the sanitary sewer as recommended. 

 

Applicant Response:  Comment acknowledged. 

 

Applicant Response:  The applicant is accommodating this, and a connection will be provided 

between lots 121/122 and 162/163, as shown on Sheet 5 of the concept plan. 
 

 

LOUDOUN COUNTY DEPARTMENT OF FIRE, RESCUE AND EMERGENCY 

MANAGEMENT (MARIA TAYLOR, 9/24/2009) 
 

 

Applicant Response:  Due to additional access points to Belmont Ridge Road now being 

available further to the south via Corro Place, the applicant has now restricted development to 

60 zoning permits until the second access point is open through the Goose Creek Estates 
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property.  That project is zoned for a maximum of 500 dwelling units, and it will be providing 

a median divided, signalized entrance at Belmont Ridge Road across from Broadlands 

Boulevard.  Once Goose Creek Estates and Belmont Glen Village are completed there will be 

an interconnected road network through these two projects and Belmont Glen and Corro to 

the south sharing three entrances onto Belmont Ridge Road.  Sheet 4 illustrates this road 

network.  The timing of the construction of the road connection through the Goose Creek 

Estates property will be determined by the developer for that property; therefore, this applicant 

is restricted in the number of units they may construct until that road connection is provided. 

 

LOUDOUN COUNTY HEALTH DEPARTMENT (MATTHEW D. TOLLEY, 8/28/2009) 

 

 

Applicant Response:  The private wells and septic tanks will be abandoned prior to record plat 

approval. 

 

 

LOUDOUN COUNTY PARKS, RECREATION AND COMMUNITY SERVICES (BRIAN 

FULLER, 9/22/2009) 
 

 

Applicant Response:  Sheet 3 has been revised as recommended. 

 

 

Applicant Response:  The applicant is proffering a $1,000 contribution to the County to install 

directional signage for the passive park.   
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Applicant Response:  Since this is a single family residential community, it was never intended 

that Belmont Glen Village would provide vehicular access for members of the public to access 

the Goose Creek passive linear park.  Rather, vehicular traffic could park and access the 

linear park from the Tillett park site to the south or the commercial portion of Goose Creek 

Village to the north.  Pedestrian access is being provided to the general public from the 

Belmont Ridge Road trail via the access trail provided on the existing gravel roadway along 

the south side of the Belmont Glen Village property to the pedestrian sidewalk network within 

Belmont Glen Village to the break between lots 184 and 185.  The applicant will grant a public access to the 

County-owned parkland over the access driveway being constructed to access the stormwater management pond 

for maintenance. 

 

 

Applicant Response: The land area encompassed by the SWM pond has been excluded from 

the area being dedicated to the County, in response to staff’s request.  The applicant is 

maintaining the current commitment of dedicating 61.33 acres to the County for the passive 

linear park along Goose Creek. 
 

 

LOUDOUN COUNTY DEPARTMENT OF GENERAL SERVICES (BOYD CHURCH, 

9/21/2009) 
 

 

Applicant Response:  Comment acknowledged. 
 

 

LOUDOUN COUNTY OFFICE OF TRANSPORTATION SERVICES (LOU MOSURAK, 

10/7/2009) 
 

 

Applicant Response:  The applicant has met with VDOT along with OTS staff to coordinate 

VDOT review of this project. 
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Applicant Response: The applicant has met with VDOT along with OTS staff to coordinate 

VDOT review of this project.  A Chapter 527 study is not required, and the applicant has 

submitted a letter to VDOT, as requested, stating that there are no changes to the traffic 

analysis as a result of the proposed revisions to the site lay-out as and that traffic analysis 

submitted for the approved rezoning remains valid. 

 

 

Applicant Response:  These proffer obligations are carried forward in the draft proffer 

statement.  However, the cash contributions for regional road purposes have already been 

fulfilled. 
 

 

Applicant Response:  The applicant, VDOT and OTS met on October 15, 2009. 

 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION (RASHID SIRAJ, 9/30/2009) 

1. Since the layout of the proposed development has been considerably revised from the previously approved plat 

it is now subject to the latest VDOT Secondary Street Acceptance Requirements (SSAR). The applicant 

therefore should ensure conformance by providing on the plan all related design features including area types, 

connectivity index and computations, schematics, etc. 

Applicant Response:  The revised lay-out conforms to these requirements. 

2. It appears that no phase of the previously approved plat for this development was ever constructed. The revised 

layout on the same site is now considered a new development generating traffic volume in excess of 100 vph on 

a state controlled highway, i.e. Belmont Ridge Road, Route 659. In accordance with Chapter 527 Regulation 

this may qualify for submitting a new traffic impact analysis to VDOT for further review and comment. 

Loudoun County may consider this application accordingly.  

Applicant Response:  The applicant met with VDOT and OTS staff on October 15, 2009 at 

which time it was agreed the Chapter 527 analysis is not required. The applicant has provided 

a letter to VODT, as requested, stating that the proposed revisions do not alter the prior traffic 

analysis conclusions and that the prior traffic analysis remains valid.  

3. The road layout proposed for the development should provide an adequate line of sight at the intersections 

without impacting the location of the adjacent lots. We strongly suggest verifying the sight distance at this time 

to avoid complications resulting from relocating these lots in future.  

Applicant Response:  The applicant has determined that the proposed lay-out will comply with 

the sight distance requirements. 
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THE GOOSE CREEK SCENIC RIVER ADVISORY COMMITTEE (HELEN CASEY, 

9/11/2009) 
 

 

Applicant Response:  The Goose Creek scenic easement buffer remains unchanged by the 

proposed revisions. 

 

 The applicant has provided these responses in anticipation of being scheduled for the 

January Planning Commission public hearing.  Please contact me if you have any questions or 

need additional information. 
 

 

Sincerely, 

 

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, 

P.C. 

 

 

 

Christine Gleckner, AICP 

Land Use Planner 

Enclosure 

cc:  Richard Entsminger, Bayshire, LC 

 James Mobley, Bayshire, LC 

 Rich Brittingham, Dewberry 

 Kevin Sitzman, Wells and Associates 

 


